
The DEER CREEK & TULE R_PCER AUTHORITY is requesting LAND ACQUISITION
funding in the amount of $202,400 for the construction of A WETLANDS WATERFOWL
HABITAT ENHANCEMENT PROJECT.

The Deer C~ek and "rule River Authority is a joint powers Authority located in Tulare County
in California’s San Joaquin Valley comprised of the following members: Lower Tule River
Irrigation District, Pixie" Irrigation District, Porlervi]le Irrigation District, Saucelite Irrigation
District, Stone Coral hrigation District and Terra.Bella Irrigation District All six members are
irrigation Districts located within the Friant Division of the Cemral Valley Project and combined
encompass over 200,000 acres. The Authorily’s primary puqoose is the joint exercise of the
powers of the Authority. members in order to facilitate more efficient operations and
management of their activities. Integral to this purpose is the joint conjunctive management of
the Authority members surface and groundwater supplies. The Authority members receive their
surface water from local streams and rivers in addition to the Bureau of Reclamatiun Friant-Kem
facilities. Total surface water available to the members during a one year period has ranged from
less than 35,000 acre-feet to more than 550,000. Average depth to ground water has ranged
from less than 50 feel to depths greater than 300 feet. The physical layout of the Authority
includes roiling hills covered with citrus in the east to fladand field crops in the west.

The southern San Jnaquin Valley used to contain approximately 5 million acres of wetlands,
sloughs, vernal pools and associated riparian habitats along its few rivers and creeks. However,
with the adveni of agricultural, urban and industrial developments, most of these have been lost,
to a far greater degree than anywhere else in the Great Central Valley. Only about 17,000 acres
of wetlands remain in the southern San Jnaquin Valley, and these include federal wildlife
refuges, where the habitats are far from natural and they are minimal in size. The majority of
the existing wellands enhancement projects have occurred in the northern Central Valley. The
southern San Jnaquin Valley has experienced the fewest number of restoration projects, in spite
of having the greatest percentage of habitat losses. Enhancing and restoring wetland and
riparian values end functions in the southern San Joaqaln Valley can play a significant role In
the restoring, maintenance and enhancement of overall waterfowl, shorebird and neotropinal
migrant bird species.

Opportunities to restore or rehabilitate natural wetlands habitats in the southern San Joaquin
Valley may appear limited. However, virtually hundreds ofopporlunities abound to enhance
existing or to develop new agricultural water facilities and associated areas to help establish
wetlands and enhance artificial areas which have widespread positive impacts on declining
waterfowl, including ducks and shurebirds. In addition, improvements on existing or developing
reserves (Coles Levee Eeusystem Preserve, Yandanchi Ecological Reserve), and numerous other
private sites have the potential to increase waterfowl and neotropieal bird populations on a broad
scale. This project has the potenlial to demonstrate how a wide variety of environmental
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benefits can be successfully developed and integrated into a typical water manageman~ project
This proposed project is to enhance the wetland and riparian values and functions of the Deer
Creek recharge basin and Deer Creek for both habitat and wildlife. This project is planned to
illustrate the numerous benefits of implementing such a project, not only to the local area, the
Deer Creek watershed, but for the entire Southern San Joaquin Valley in terms of aneouragiug
uthers to duplicate similar projecls. This project is designed to ensure water availabi]ily at ",he
appropriate times of year for fall and winter migrating birds, local breeding waterfowl, and a
diversity of water dependent wildlife includrng listed sp~ies. Management will simulate
seasonal wetlands. The ponds, berms and surrounding habitats, as appropriate, will be enhanced
to provide food, nesting and resting cover. In addition, baseline and ongoing project monitoring
will be conducted to help determine the best approach for developing additional ponds, for
managing those ponds and to evaluate the effectiveness of the manag~mant approach.

The project will help restore a more natural hydrologic system along Deer Creek, by creating
overland riparian flow, restoring and enhancing st~earn side and wetland and riparian habitat. A
pond will be used to divert water for these purposes, concomitant with the re.establishment of a
primary flood plain and riparian w~lands. The project would allow conjunctive use of the
project site. This would include re-vegetation, restoration of land form, use of ripasian
vegetation to dissipate stream energy associated with flood flows which would result in a
reduction of erosion and improvement of water quality, filter sediment, capture bedload and aid
flood plain development, improve flood v,’ater retention and groundwater recharge, development
ofrool masses that stabilize stream banks against cu~ing action, development of diverse ponding
and channel characteristics for waterfowl breeding and to support greater biological diversity.
This would result in the restoration of beth riparian and wetland habilats, of which most in
Tulare and adjacent southern San Joaquin Valley counties have bean eliminated.

Ultimately, this projec~ is envisioned as being the first to help establish a Coordinated Resource
Management Plan (CRMP) for the Deer Creek watershed. The CRMP would be spearheaded by
the Deer Creek and Tule River Authority. Investigation into the use of the CRMP process for
the purposes of the above goals and for other’s to expand these ideas 1o additional areas in the
watershed is already underway.
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rlL PROJECT DESCRIPTION

A. Project Approac:~

The project is being developed to begin with the short-term goal of developing fall and
winter migrating bird habitat, particularly for waterfowl and sborabirds, This is being
pursued by an immediate acquisition of land and the eventual cons~’uction of permanent
levies and diversion structures. The disiriet typically supplies watar to the ponds from
February through April. Additional water for brooding birds would b~ needed from May
through luly 15 of each year, depending upon climatic conditions.

Monitoring is not envisioned as a separate project phase, but as an integral overall part of
the project. Day-to-day project management, Mditional needed work and evaluations for
continuing or revising the project cannot properly occar without monitoring. Each phase,
fi’om the development of prelimioary baseline data for comparison, through
establishment of the ponds and post pond establishment will be conducted. These will
include both terrestrial and aquatic phases. Included will be aquatic invertebrates, flora,
terrestrial vegetation, birds and oiher wildlife.

1.1 Immediate Fall/Winter Waterfowl Habitat Improvement

1.1 1 Pond Design

An initial site meeting will be held in Augt~st with potential
parmers to discuss the possibilities. At thai meeting, an approach
for the pond design will be discussed. This design must allow for
increased flexibility for water management for all proposes which
include Fall/Winter migrating waterfowl habitat, brooding habitat,
water recharge and flood control.

1.1.2 Initial Re-vegntatian and Site Enhancement

1.1.2.1 Dividing berms

The new pond dividing berms will be seeded with perenmal native
grasses for stabilization, cover, and ultimately, nesting cover for
birds which prefer nesting in intermediate to tall grasses. Native
wetland species will be encouraged, while elimination of anxions
and other alien weeds will be conu’olled. Control may be
implemented through use of re-vegetation, the chemicals Roundup
or Rodeo, mowing or other appropriate means. The use of alkali
wild rye, alkali sacaton, California brome and blue wild roe are
being considered for use in re-vegetation of the brrms and parts of
the existing levees.
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1.1.2.2 Dryland w~eat

Dry, and wheat is planned to be continued on the surrounding
properties. Ma~y waterfowl like nesting and feeding in such sites.

1.1.2.3 Right-of-way habitat enhancement

A mixture of native forbs, grasses and shrubs wilt be planted on
the canal right-of-way to help reduce the growth of alien and
noxious weeds for which chemical and mechanical controls are
presently implemented. This involves about one acre between the
pond levee and the base of the Friant-Kem Canal bank.

1.1.3 Water

In a normal year, water is applied to the pond in Febraa~y through
April for groundwater recharge, canjunctive use and water
conservation. These costs are being covered by the districts.
Sometimes flood water may be available. For the purposes of this
project in general, approximately 750 acre feet per month of
additional water will be necessary to provide a full spectrum of
Fall/Winter migratory bird habitat enhancement. When possible,
natural Deer Creek flow will be used. However, to meet all the
waterfowl habitat requirements, even in normal years it is likely a
combination of waters may be necessary. During dry years, the
potemial exists for emergency groundwater pumping.

1,1.4 Design New Pond and Habitat

Use of the new pond is anticipated to commence in the Fall of
1997. This pond and the adjacent habitats will have the primary
purpose of enhancing flood control, which will be accomplished
not only through increased groundwater recharge and peak flow
reduction, but through overland riparian and wetland flows created
by the restoration of a more natural flood plarn in conjunction with
the pond. The pond will also be used for wetland and waterfowl
habitat enhancements.
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Project Location

The proposed site is located in Tulare County. The project ~qll be operated by ~he Deer
Creek and Tule River Authority. II is lo~ated on about 90 acres in the north half of
Section 31, T22S, R27E of the Ducat USGS Quadrangle. The site is bound on the west
by the Friant Kern Canal, paralleling Avenue 208, and is north of Deer Creek and
disturbed adjacent ruderal and degraded riparian habitat rerrmants. It is adjacent to about
80 acres of existing habitat ponds also monitored by the Deer Creek & Tale River
Authority. The balance of the surrounding area is comprised of dryland whea~,
vineyards, and non-native grass rangeland. The general area layout and the pond layout is
illustrated in Exhibit A and B.

C. Expected Benefit

This proposal involves a land acquisition for a project wl~eh conforms to three of the
implementation objectives of the Ecosystem Restoration Program Plan are to "restore
basic hydraulic conditions to reactivate and maintain ecological preeess" for the Cen~al
Valley, to "improve flood plains along rivers and streams" and to contribute to the
improvement of the Bay-Delta hydraulics. All the Central Valley watershed systems,
including the San Joaquin River, its rivers and intermittent tributaries, and the
intermittenl tributaries to the Tulare Lake Basin, and even the Kern Rivet basin and its
inlermittent tributaries, are all a part of the hydrologic system which feeds the Bay-Del~a.
As much of the system is inlermittent, in average and above average years of snow melt
and precipitation restoration of groundwater, maintenance of alluvial hydraulic
nanneelivity and overland riparian and flood flows become very impottant throughout the
system. In occasional above average years, the overflow of the Kern River and southern
San Jnaquin valley drainages, Buena Vista and Kern lakes into Tulare Lake, the San
Joaquin River Basin and ultimately Bay-Delta, play an important role in the long-term
wetting, flushing and sustainabi/i~y of the Bay-Delta and Central Valley stream and
wetland systems, with which this area is both directly and indirectly ~ormeeted through
its hydrological and biological systems. Stressors, species, habitaxs and proposed
~otatioo actions for this project are summarized in Table 1.
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Table 1. Summary of pertinent stressor, species, habitats and planned actions.

Restoration
, ...Stressors ]-labitat Species Action

1. Hydrographic : a~._~,~ Ph~e~ ~
alteration

¯ wetland ¯ waterfowl ¯ land acquisition
2. Flood plain ¯ seasonal ¯ shorabirds

changes wetland ¯ sandhill crane Phase ~
hydrological ¯ aquatic ¯ riparian wildlife
isolation of flood guild ¯ re-regulation or management of
plain/marsh plain ~ ¯ neot~opical water to provide appropriate

migratory bird falFwinter waterfowl habitat
3. Physical isolation ¯ riparian guild ¯ consWuetioo of reservoirs

of flood ¯ white4aflcd kite ¯ restoration of intermiaent
plain/marsh plain natural channels

~ ¯ mvegetation ofberms and
! 4. Undesirable uplands wiih native species for

species ¯ western pond turtle waterfowl brood habital
interaztions ¯ planting of large trees and

shrubs for raptors and
5. Land use and                                        neolropical migrants

grazing                                         ¯ environmental education
¯ r¢crcational opportunities

(birding, hunting?)
¯ gazing management
¯ fencing

¯ Develop CRMPiwatersh~
management
¯ Deer Creek riparian

enhancement]exotic
rvmoval/recharge2fl ood overflow
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This project addresses a portion of the southern San Joaquin Valley watershed, although
outside the geographic scope on the map, is fully within the CalFed solution area and is
below the "upper watersheds" as defined in the Ecosystem Restoration Pogram Plan
(ERPP). This project is one of several planned San Joaquln Valley denaonstratioo
projects which will address hydroglaphic alterations throughout the entire watershed.
The San Joaquin Valley has lost more wetland habitat than any other part oftbe Central
Valley, and used to support vast flocks ofmigrntoly waterfowl, shorobirds and other
species. However, most of these lands have been drained and converted to agriculture
and urbanization. Although impacted the most, the least amount of restoration and
habitat ~l~haneement has been initiated in this region. As the southern valley does not
necessary have the same drought periods as northern California and the northern Central
Valley, restoring these habitats throughout the San Joauqin Valley is essential re[utive to
restoring a healthy ecosystem for shorobirds and waterfowl, not to mention their
importance relative to restoring an overall healthy hydrograph and groundwater balance.

Current practice by most is generally to "clean farm" levees, recharge and equalizing
basins or allow natural invasion by exotics. If all water districts, or even ira majority of
water distlicts and their growers enhanced their canals, ditches, and recharge and
equalizing basins by re-regulating flo,~, increasing conjunctive use, revegetation and
appropriate management for affected species, the entire biological physiognomy and
agro-ecosystam would be improved, not only hydrologically, but also for waterfowl,
shorebirds, riparian, and upland species.

Potential for restoration of the historic Tulare Lake Basin on a large scale is limited
because of high agricultural value. Consequently, the alternative is to enhance other
areas where restoration potential has not already been �liminated or reduced. This project
will enable the ultimate creation of about 70 acres of new aquatic habitat suitable for
waterfowl and shorebirds and will result in the enhancement of five acres of riparian and
creation of five acres of’new wetland habitats. The existing intermiitent drainages
associated with Deer Creek will be enhanced to the extent of thair length through the
project area.

In Phase IV, ~a4th the development of a Coordinated Resource Management Planning
Program (CRMP) five acres of riparian habitat would be enhanced directly through the
project site and additional acreages would be anticipated to be enhanced by CRIMP
partners Exotic aquatic species would be removed and/or control initiated on a
watershed scale. Secondary benefits will evolve with the elevation of public awareness
of watershed, hydrologic and habitat enhancements. Site specific environmental
interpretive displays can be developed at a public assessable location describing the
project. Public recreational options, such as birding, will ha increased with the presence
ofbabitat.

This project is related to a variety of others and is consistent with the Riparian Habitat
Joint Venture, pursuing goals to restore, protect and enhance our fragmented riparian
habitat, and with the North American Waterfowl Plan. This type of leadership will result
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in a domino effect over time of numerous similar and related efforts. The p~oject has
short term and long term benefits with the ability to contribute to minimizing limiting
factors for waterfowl and shorebirds, in addition to other species of cuncem, such as the
western pond turtle, tiger salamander and spiny sgpa]¢d button celery and other species
which are not reflected a.s priority species for the Category HI funding, but which are
important relative to the San Joaquin Valley multi-species recovery efforts, regional
count)’ Habitat Conservatiun Plans in progress (Kern and Tulare counties), and the
implementation of the Long Range Conservation Plan under the Frinnt Long Tarm
Conlrect Biological Opinion. This project also would dovctail with the Fnant Water
Users Authority (FWUA) ongoing vegetation management program which is
experimcuting with the use of native perennial species for weed and pest control, erosion
and habitat enhancement This project, which is a partnership among the Friant Water
Users Authorily, Department of Pesticide Regulation, California Department of Fish and
Game, US Bareau of Reclamation and the Tulare County Farm Bureau, is currently
developing a broad public out’each program, involving private landowners in addition to
agency partners. This project would be able to further demonstrate ~be effectiveness of
the use of revagetation with native perennial species which has not been previously done
in the San Joaquin Valley to any exeunt.

Relative to CALFED non-ecosystem benefits, this project, in combination with others
planned, v,~ill contribute to helping to re-establish the overall system integmy. The
reservoirs will also contribute to increased water use efficiency, and increased power
effi¢ieney. In addition, any time areas are revegetated versus being maintained in a clean
farmed eonchtion as they are nov,,, water quality of both surface and ground waters will
be improved.

D. Biological Justification

As described under expected benefits, the need for the project is significant. Existing
conditions are that most of the non-ecosystem not cultivated is maintained in a "clean
fanned" condition, which is conducive to only a few species, many of which are pests,
e.g. California ground squirrel. Other possible approaches for a demonstration project of
which this part, which could result in large scale long-term changes, are not socially or
economically acceptable at this time.

The expected benefits are based on observations of a few species occupying the
fragmented, small pieces of wetland and aquatic habitats present, records of species
present in a few ponds which are not clean farmed and the historical ecology of the area.
The benefits of the project will be long-term with proper site management and
monitoring. Population sizes can be anticipated to reflect natural climatic cycles. The
conjunctive use should enhance the ecosystem function and process. Basin-wide
implementation of this lype of project can be expected to result in increased water
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management flexibility, and likely increased water avmlability throughout the watershed,
especially in drought years.

This is a continuing project. Some surrounding basins are already built, although
vegetation enhancement is necessary, some wetland species have naturally invaded
previously eormtructed sites The amouot spent to date on this existing projects is
approximately $100,000.00. Ducumantation of work to date may be found described in
previous environmental assessments developed for the program.

E. Proposed scope of work

Pha~I (Immediate Fall.~Vinter Waterfowl Habitat Improvement)

The phase one work as outlined in the project description will be conducted primarily by
the Deer Creek & Tule River Authority staff The Authority will continue to generate
financial and technical performance reports as published in its annual report

Phase lI (Establishment of Brood Habitat)

An average 25 percent of the pond, with a minimum often poreant of the pond surface
water, is needed for brood habitat from March 1 through the middle of July. As the
ponds typically have water in them through April, this requires extra water for the
months of May through July. The pond will be managed to help ensure the enhancement
and protection of ~teffowl and wat¢r conservation.

In dry years, if water will not be available for brood habitat, no water will be placed in
the pond during that period if it cannot be maintained through fledgling, unless required
because of flood control or other unusual water munagement conditions. The method
and cost of supplying emergency water through groundwater pumping in the unexpected
event the water supply is lost or interrupted during the period of brnod use will be
investigated.

An agreement is anticipated to be negotiated with the adjaeem drylund wheat farmers to
prevent adverse impacts to nesting waterfowl. A vegetation management plan for the
site which will enhance habitat and provide adequate food and cover for protection from
predators will need to be developed and implemented. Riparian habitat enhancement
will include tree and shrub plantings.

Phase ~ (Development of Pablic Opportunities)

Although the potential for development ofpublic opportunities exists, they necessarily
must follow site development. Consultations with the California Depe.rtmenl offish and
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Game (CDFG-), local and regional schools and other imerested parties will commence
during this period to explore reasonable and feasible opportunities, considering adjacent
land uses, ongoing land uses and public access and safety. Many of these ty~s of
activities likely would best be developed thxough the CRMP process, since they not only
involve *.he partners, but also the local and regional public.

These typos uf enhanced basins may b¢ used for the development of environmental
educational opportunities for local and regional schools. Botany, wildlife, waterfowl,
conservation, neo’a’opical birds, andang~red species, bio~iversity, agriculture and water
needs are all subjects possible for treating Tours and!or the d~velopmenl of n~ture
trnil(s), broch~s and roadside interpretation are all possibilities being evaluated.

As a grassroots demonstration project, this project has significanl potential to not only
show how water re-regulation and maoagemenl may be used to beneficially enhance
recharge basins and equalizing reservoirs, but also to show how partnerships among
affected and helping parties can be used to resolve issues and concerns.

Deer Creek is a significant tributary to the original Tulare Lake Basin. Today, as in the
past, this intermittent stream flows probably seven out often years. During flood events,
it contributes to flooding Tulare Lake, and can and has caused road closures and property
losses, both on private and State lands The opportunity exists here to expand positive
environmental activities throughout the entire watershed through the use of the CP, MP
process. The CRMP process has been quite success£ully used numerous times in
northern California, but has only more recently been introduced in the southern San
Joaquin Valley. Certainly the process has great potential to help this grassroots program.

A schedule of the project development is illustrated in Exhibit C Fall implementation of
the project depends upon eocpemtion, technical assistance and assistance in funding.

F. Monitoring and Data Evaluation.

Project partners, the California Waterfowl Association, California Department offish
and Game, US Bureau of Rentamation will be involved in the planning and evaluation of
projecl monitoring. Vegetation, bird, aquatic and hydrologic conditions are planned to
be monitored in accordance with requi~ed pormils. The contraot biologists have also
ablalned species expert input relative to proposed work (Dr. Mark Jcnnlngs, Dr. Dick
Andrews and Dr. David Germane). Quarterly bird monitoring and annual vegetation
monitoring are planned.
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Data collection can be compared ~\4th similar work ongoing and being developed m the
FWUA district locations for water recharge basin and equalizing reservoir enhancement
and restoration, in addition, v,~: participate in the San Joaqnin River Basin Quarterly
Monitoring meetings and in the San Jo~laln River Monitoring program.

G. lmplementability

Permission and cooperation of affected and parlicipating landowners have already been
obtained. The project .’,All comply with all pertinent local, slate and federal laws and
regulations. The aid of the US Bureau of Reclamation, Army Carp of Engineers and
Califomia Department offish and Game are/or have been elicited. Outreach efforts
have established a wide variely of partners. A~ the CRMP is developed in Phase IV,
many more partners, participants and cooperators are anticipated.

A. Budget Costs

The Deer Creek & TuIe River Autho~tty is requesting funding for land aeqnisition. The
long term project of diversion structures for re-regulation ",,All be borne by the Authority.
In addition, Authority wilt all bear adminisWative and indirect labor costs. Costs
associated with land acquisition are requested for funding All other capital costs and
O&M funding will become the responsibility of the Authority.

Land acquisition costs supported by a certified appraisers report is attached as Exhibit D.

B. Schedule Milestones

A schedule of the project development is illustrated in Exhibit C. Full implementation of
the project depends upon ~ssistaoce in funding.

Payments as it relates to the construction of the project is flexible. It would be expected
that payment in fiall as preciously guaranteed would be received at the projects
completion.

C. Third Party Impacts

There are no anticipated or potential third party impact~.
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V. APPLICANT OUALIFICATIONS

The Authority imends to utilize the following resources as needed:

MH WOLFE and Associates ENVIRONMENTAL CONSULTING INC.
Certified woman-owned business
Certified small business

Marcia H. Wolfe - Plant and wildlife ecologist with over 25 years experience in disturbed
land reclamation and re-vegetation design, implementation and monitoring, including
baseline surveys and research. Twelve years experience in Califonaia endangered species
and environmental pertaining and regulation compliance. Assist with permitting,
baseline studies, develop re-vegetation plans. Design and supervise monitoring.

References: Dick Moss- Friant Water Users Authority/(209) 562-6305
John Juette - J&M Land Rastoration/(g05) 872-7039

Dr. Larry Stromberg - Wetland scientist with over 50,000 acres of delineations and 20+
years experience in design, construclion and restoration of vernal pools, v,~tlands and
perennial marshes. Prepares biological assessments and mitigation plans. Assist with
monitoring, re-vegetation design and baseline studies.

Reference: Doug Bower - Santa Rosa City Schools/(707) 528-5381
Alan Strachan - Courtside Village Joint Venture/(707) 575-3103

Management of the construction and O&M will be the responsibility of Roger W. Robb
the Engineer-Manager of the Deer Creek & Tule River Authority. Mr. Robb is a certified
Civil Engineer in the State of California and hold a Masters Degree in the Science of
Engineering from the University of California at Berkley. Mr. Robb has served as
Engineer-Manager of Authnrity member agencies Lower Tule River ]rrigatinn l:hstfict
and Pixley Irrigation District for 21 years.

VI. COMPLIANCE

All compliance consistent with the RFP will be adhered to.
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General Location Map
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SMALLWOOD BASIN TIMELINE
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EXHIBIT B

O: her 1,0          Dunshee/Dunshee
~ n d a s ~ o c i a t e ~

Daniel I~i. Dooley
Attorney at Law
3500 W. ~ineral King Avenue
Suite C
V~alia, California 93291

RE: 5mafiwood
BO acre Acquisition

Dear Hr. Dooley:
As you requested, this is a "Summary Appraisal "concerning the appropriate awards for the

partial acquisition of approximately 80 acres located In the N V~ of Section 31, T. 22 S,, R. 27 E.,
M.D.B. 8z M near $EC of Road 208 and Avenue |04, Tulare County, California.

This is a "Summary Appraisal" under USPAP regulations. No departures from Standard 2-
2(b) were invoked. Supporting data is retained in the appraiser’s i~Ie.

We have made a personal ir~spection of the ~roper~es and have analyzed the discernible factors
that index its value. The resulr.s of this Investigation are contained in the accompanying report.

This office has no present or intended future interest In the property under appraisal The fee
charged for this appraisal was not based on the total appraisal figure, but on time and responsibility
involved.

Our analysis, opinions, conclusions were developed, and this report has been prepared in
conformity with the requirement~ of the Code of Professional Ethics and Standards of Professional
Practice of the Appraisal Institute, and the Uniform Standards of Professional Appraisal Practice~
(USPAP).

The appraisal Institute, of which we, Dave Dunshee and MItch Dunshee, are designated
members, conduct~ a voluntary program of continuing education for It~ designated members.
Designated members who meet the minimum standards of thk program are awarded periodic
education certification. "As of the date of this appraisal, we, Dave Dunshee and Mltch Dunshee, have
completed the requiremen~ of the continuing education program of the Appraisal Institute.
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Based upon’o.ur investiga~Jon~ analysis and the I-ollowlng site specific assumption. It is our
opinion that the subject property has a Fair Market Value of Compensable Awards, as oi~ Augus~ 27~
1996 as ~o~lows:

Site Specific Assumption

The appraisers were told tha~ the remainder parcel wouJd be reserved r~e necessary e~ements,
to use an existing we[[ in the area or the take. This appraisal assumes the larger parcel has the
necessary easements to adequately use, access, and maintain tile weiI located within the ~ke area.

FAIR MARKET VALUE
COMPENSABLE AWARDS

TWO HUNDRED TWO THOUSAND FOUR HUNDRED DOLLARS
($ 202,400.00)

Thank you for the opportuniw i~o be of service m you.

AG002928 AG002575
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Apprai$~ Summary

-.
Ownership:                     ~maIIwood Vineyards Limited Partnership

Brief Description: The larger parcel consls~ of approxlrnateb, 555 acres of which
the BO__. acres North of Deer Creek,are under appraisal,

Location= Vicinity of Road 208 and Avenue 1(]4, East of Friant Kern
Canal Approximately 3; miles West of Terra Bella, Tular~
County.

Zoning: AE-40, Agricultural Exclusive~ 40 acre minimum parcel.

Property Rights Appraised: Fee Simple Estate

Highest and Best Use: As a~ricukural, irrigated row/field crops, with planting ~o
permanent trees in the foreseeabIe future.

Site Specific Assumption

The appraisers vsere told d~at the remainder parcel would be reserved the necessary easements,
to use an exisdng well in the area o~" the take. This appraisal assumes the larger parcel has the
necessary easements to adequately use, access, and maintain the well located within the take area.

FAIR MARKET VALUE
COMPENSABLE AWARDS

TWO HUNDRED TWO THOUSAND FOUR HUNDRED DOLLARS
($202,400,00)
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Appraisal Problem

The apprais’a~ assignmen~caIIs i~or estimating the current Fair Market Value, as of August 27,
1996, concerning compensable Awards connected with proposed acquisition of approximately 80

acres located in the vldni~y ol~ Road 208 and A~en~e 104, Tulare C~n~ California. D~er Creek
and Tule RNer Au~od~ Is intending to purchase an es~mated 80 acres out o~ a larger parcel o~ an
estimated 555 acres In order to expand O~eir recha~e basin lying to O~e north of the proper~ under
appraisal

This appra~sa~ repo~ is being written durin~ ~ti~ w~ek of October I, 19~6. Inspection o~ the
proper~ was made September 6, 1996.

The use o~ ~he appraisal wl[~ be as an aid in negotiation for the acquisition o~ the proper~.
The af~ec~ oF ~ acqu~i~on will be d~scussed ~u~her iu the appraisal report. The use o~ ttils

report is zo es~ma=e ~be Fair ~ar~e~ V~ue of the compensable awards.
This a~praisa~ is being submkted as a "Sun~ma~ AppraisaF’. To develop the opinion o~ va~ue,

the appraiser performed a complete appraisal ~r~cess, as defined by the Uniform Standards
Pro~essiona~ A~pra~sal Frac¢~ce. Th~s m~ans ~ha~ no ~e~a~re~ from S~ndard 2-2(b~ were ~nvoked.
Supporting docun~en~tion is re~ned ~n the appraiser’s

The appraisa~ required the inspec~on of =he proper~, collec~on ~ all appropriate market da~
available, exterior inspection o~ th~ appropria=e market da~, con~m~adon o~ the da~, analysis o~
a~ k relates ~o the valuation of the subject proper~ c~nclud~ng a va~ue for the subject proper~ and
finally the preparation o~ the appraisal report. A!~ data ~echn~ques aud procedures c~nsidered t~ be
a~propriate ~r ~his appraisal assignment have b~en u~l~zed.

Purpose of Appraisal

The purpose o~ ~is appraisal is to esffmat~ the current F~ir M~rket Value of the compensable
award~ of the prope~ under appraisal,

The da~e of value is A~s~ 27~ 1996
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Definition or Market Value
California Eminent Domain Coudem~atlon

Code of Civi[ Procedure 5eclion 1263-320 (a)

"The Fair Market Value ~ d~e p~per~ taken i~ the bi~hest price on the date of valuation that would
be a#eed to by a seller, being willing to sell but under no particular or urgen{ nece~si~ ~or ~o doing,
nor obliged ~o sell, and a buyer, being ready, w~lling, and able to buy bu~ undergo particular necessi~
for so doing, eac~ dealing with ~e o~her w~ll fu~l know~edge of all d~ uses and purpos~ for which the
proper~Js reasonably adap~ble and available."

Proper~ Righ~ Appraised

The ~oper~ rigln~ a~pr~ised in this report are ~he fee simple e~te, le~s mineral right, ~ubject
to liens ;nd encumbrances common to th~ are~ under appraisal and/or reported in ~is report. A
~u~rent prelim[na~ title report on the subject proper~ was not submitted to ~his o[fice.

,~ee Simple Estate: Absolute ownership, unencumbered by any other interest or e~a~e, ~ubjec~ only
to the limitation~ imposed by governmental powers of taxation, eminent domain, police power and e~cheat,
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A~sumptions & Limiting Conditions

In acceptance of this appraisal assignment and completion of dlis appraisal report submitted
herewith, it has been assumed by this appraiser:

As per the clients request, this appralsal is being submitted as a "Summary Appraisal Report"
. which is intended to comply with the reporting requirements set forth under S~andards Rule
2-2(b) of the Uniform Standards or ProfessionaI Appraisal Practice for a Summary Appraisal
Report. As such, it presents only summary dkcu~sions of the data~ reasoning and analyses that
weFe used in the appraisal process to develop the appraiser’s opinion of value. Supporting
documentation concerning the data, reasoning, and analyses is retained in tile appraiser’s li[e.
Tile depth of discussion contained in this report is specific to the needs of the client and for
the intended use stated in this reporL The appraiser is not responsible for unauthorized use
of this report.

2: No responsibility is assumed for legal or title consideration. Title to the property is assumed
to be good and marketabIe unless (~therwise stated in this report.

3: The property is appraised free and clear or any or ail liens and encurnbrances u~lless otherwise
stated in this report.

The legal description, as given, is correct. However, the legal description, if included herewith,
should be verified by legal counseI before being used in any conveyance or other Iegal
documents.

5: Responsible ownership and cornpetene property managen~ent are assumed unless otherwise
stated in this report.

Certain opinions, estimates, date and statistics furnished by others in the course of this
Investigation have been assumed to be reIiable. To the extent possible, this information was
cross checked for accuracy.

7: All engineering Is assumed to be correct. Any plot plans and Illustrative material in this repom t
are included only to assist the reader in visualizing the property.
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9:    |~ Is assumed that there Is fu~ compliance with all applicable federal, state and local

local,

12: I[ is assumed dlat the utilization of die land and improvemen~ is within the boundaries or
proper~ lines of the properD described and that tl~ere [s no e~lcraachme~ or trespa~ ~nless

by ~is~bled individuals adversely affect tl~e proper~’s valve, marke~bili~, or ut~li~.

The di~trlbution~ if any, of tl~e torsi valuation In d~is report between land and improvemenLs
applied only under the stated program of u~ilization. The separate allocations for land and
buildings must not be used in con]unction with any other apprais~.l and are invalid if so used.

Possession of this reporb or a copy thereof, does not carry with it the right, of publication. It
may not be used for any purpose by any person other than the part to whom it is addre~ed
without the written consent of the appraiser, and ~n any evenb only with proper w~tten
qualification and only in i~ enlire~.
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] 7~ Disclosure of the contents of dlk report ts governed by the By-Laws and Regulations of the
Appraisal Iostltu[e. Neither al# nor any part of the comems of ~his reporb es~eci~ll~ any

. connec~ed,.or any reference ~o ~e Ap~raka~ Institute, MA~ or RM design~tlon ~ha~l be
disseminate~ to th~ public t~ough adver~s~ng, public rela~ons, news saies, or o~her media
without ~Hor whiten consent ~nd approval of the appraiser.

1 8: The value estimates, as ’reported, are In dollars and In fair bas~s currency In ~he banking
exchange prewil~n~ at the da~e o~ appraisal

Any exhib~ included In this report are intended to ~si~t the reader In visual~zing ~e proper~
~n~ i~ suwoun~n~. The drawin~ are no~ intended ~ su~eys and no responsibi~i~ is ~sumed

20: ~f, ~or any reason, ~his appraisa~ and a~praiser
concernin~ ~he property, a~d[~ional compensation w~l~ be paid over ~nd beyond die Fee
char~ed tot ~h[s appraisal

21 : In tl~is assJ~men~ the exis[ence (i~ any), o~ ~o~enda(~y h~zar~ous materials on dlis site h~s no~
been considered. ~hese n~at~rials may include, bu~ are not Emited to, toxic was~es. The
a~pra~ser is no~ qualJ~ed ~o de~ec~ such subs~nces. We u~e ~he d~en~ ~o ob~a]n an expert ~n
~is field.

22: The estimated 80 acres included in ~ke R from e~t~mate only. The la~d has not been

su~eyed. T~e amount of land in Deer Cre~k A~so,
based on the assumed land acreage to be conect. ASC office repor~ 72 acres north of Deer
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General Da~a ~Z I~arket Treuds
Regional Analysis

The subjedt property is located in Tulare County, California. Tile general area Is commonly
refe~ fl~e 5ou~em Cen~al of California and is of 8 counties. It ~ estimatedV~lley
tha~ 2V~ million people reside in d~is area wi~h a projected population of" 3.3 million by the year
2000. Annual growd~ ra~e h~s been in ~e vlcini~ of 2.5%.

The ~uthern San ]oaquin Valley i~ considered one of ~he most productive agricultural areas
~n ~]e United States. Over 225 commercial crops are ~own in ~e area whld~ include cotton~ cattle,
grapes, deciduous fruit, olives, ci~us, poult~, almonds, etc. Besides a~ficu[mre, both Fresno and
Tulare Cound~, are known ~or manufacturing, re~il se~ces and processing sectors¯ Several ~f the
sma~ uninco~ora~ed towns ~n the area are considered ~e~ow average in eFFective buyer power
compared ~o California as a whole. However, ti~e Cen~a] Valley h~ a considerable lower c~st of livin~
expense~. H~ghway 99 travels d~rou~h the comer o~ the Cereal Valley ~ounecting the area wi~ San
Frandsco and Los Angeles.

Fresno County, as o~ ~anua~ o~ ] 9~5, has an estimate& population o~ 764,800, Selma
6,709~ Sanger 7~000, Reed[ey 8~500~ Kin~sburg 7,500, and the me~opo~n area oF Fresno1 1

and Clovis is reported a~ 453,600. Fresno has d~e major airport Jn the area. Tulare and Fresno
Counw are known as ~he Fruit basket of the ~orld ~ecause more fresh fruit ~s shipped out oF ~he
easterl~ port, on of ~be V~ley than any other area in ~he nadon.

Tulare Coun~ has a population, as of ]~nua~ ]~ 1~96, ef 351~488 compared to 340,000
one year previously. Some o~ ~e population of ma~or towns In Tulare Coun~ are as follows;
Fore,mille 32,850, Visalia 92,75~ (August 9~), Undsay 38,000, Tu~are 40,0~ (Au~us~ ~6), and
Exeter 8~8~0 (Ausust 96). Lindsay is I~ated due east o~
Exeter ~ies in-hereon Vka~ia and Llndsay.

Visa~a is the Counw seat o~ Tulare. V[sal]a offers a var~e~ of re=all conveniences and
enters[ninon[ activities. Visa[ia h~ 23 e[emen~W schools, ~our middle school, and four high sch~k.
Exeter, wi~ a population o~ 8,840, offers ~o elemen~w schoels~ one middle school, one high

school, and one independent study
The major thoroughfares and highway systems se~ing the area include Highway 65 which

~oca~ed 3 mi~es ~o ~he ea~ and Highway 1980, located 5 miles
a north/south direction and se~es a number o[ smaller farming communities such as Terra gella,
Porte~[le, Strad~more, Lindsay, and Exeter. Highway 190 travels in an easdwest direction and is
I~nked to Highway 99 approximately ~0 miles to the west.
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Neighborhood Analysis

The property under appraisal is located appccximately 9 miles SW of Portervilie, ]0 miles East
o~ Pixiey a~d approximately 2 miles west of Te~a Bela. Visalia ~ approximately 25 mi~e~ nord] west.
Po~e~ille ~ d~e ~los~t town or CiW with commercial, Pro[es~io~al ~nd Health Facilities. Terra
2 miles east is a small agricultural communi~ ~ld~ a population in the r~n~e e~ 1,000, and offe~

The surrounding area Is devoted to agricultural with citrus, vineyards, deciduous trees,
pis~chios, walnut, olives and open Irrigated field crops. Deer Creek travels d~orough the area
sou~westerly direction. The Friant-Kern Canal is in d~e Immediate area. Portions of the area u~der
appraisal are se~e~ by the Te~a ~eJ]a l~igadon Distr~ct, Sau~lto irrigation Dist~ct, Pix[ey Irrigation
Dis~ict, Lower Tule ~ver I~igadon D]s~ict, and Cro~ Valley Water - Tulare CounW. Typical water
~ble as of 1992 is a; 150 feet. I~ has risen some in ~e las~ 4 years. Draw down is 40-50’. Deer
Creek has a h~sto~ of over ~owing ban~ and flooding general area under appraisal d~ng
norm~] we~ year.

All indications point toward continued use as a~riculture. DisCussions wid~ ~ea1 ~e Brokers
indicate s~on~ demand for agriculture in the area. Tl~e rot[owing are discu~ions of irrigation di~ic~.

Saucil~o Iwlgadon Dis~ri¢~ has Ciass ~ co~rac~ o~ 2 ],200 acre/fee~ Cla~s l] ~ 32,800 acre
feet. There are 19,486 acres in the dis~ricl with an average cost of $35 acre/loot, $5.00/acre f~r
dis~ibudon assessment and $10.O0/acrelast~oyears for s~ndby charge. 1996 lO0%C[assland
58% Ct~ss I~, indicate~ 2.064 acretfeet per acre in district.

I00~000 acre in district~ 85,000 irrigaLed
Class I 61,200 ~cre f~e~
Clas~ II 238~000 acre ~eet

1 ~96 -Class I ~ 6 ~,2OO acre/feet
50% Cla~ Jl =. ~ acre feet

180,000 acre/~e~t

180,200 acre/~eeU 85,OOO =     2. }2 acre/fee,/acre
Cost Class I $32.~/acre/foot

~ass li $21.50/acre/foo;
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Be~etit $ ! 8.00/acre assessment
Recharge 1996; $S.O0/acre
1995 -. I00% Class ll; 3.5 acre/feet/acre de{Ivered

Standing water line 65
Draw Down 50

Pixlev Irrigation District

50,000 acres In district, 35,OOO irrigated
No Class !

1996 considered average year
Purchased 50,000 acre/feet
Cost $26.00/aere/foot
1,42{ acre/feet/acre delivered

Benefit Assessment $14.001acre
S{andini~ Water Level | 25’ to 130’
Draw down 50’

Tulare Coun~ Cro:~ Canal
Cost wil! range bet~veen $18.00/acre/foo{ to $120!acre/foot
Average $60 +/acre/~oot
Water deliver/depends on snow pack
Delia Class I, delivery depends on wa~er through DeJ~a Pumps
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5ire Data

The prope’rty under a~praisa{ was inspected by Dave Dunshee and Mitch Dunshee on
September 6, 1996. A call was made to representative of the owner, but he refused to discuss the
proper~ with lhe appraiser and referred the matter to a unknown attorney’.

grief Description:
The la~er parcel consis~ o[ approximately 555 acres of which the 80~ acres North of Deer

Creek are under appr~isa].

Vicinlv of Road 208 and Avenue 104, East of Friant Kern Canal. ApproximateIy 3 miles
West of Terra B~lla~ Tulare Count.                                                               .

Accordin~ to Tu~are Count, Assessor’s O~fice, the proper~ Is In the name o~ :
Sma]lwood Vineyards Limi[ed Parmership                              :

Assessed Value/Lena! Description]:

Pot[ion or A~:
Legal: Portion o[ the N]i2

According ~o Tu~are Coun~ Assessor’s O~ce records, t~e land has remained in the same
ownership over the ;ast 3 y~ars. In March I, 1992, sublect proper~, plus other prope~, was
purchased ~or $2~800~000.00~ ~ccordin~ ~o ~he gran= de~d.

AE-40, A~ricul[ural Exclusive, 40 acre minimum parcel.
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A cun-ent title report was not submitted ~ this office. Upon Inspection ~’f the subject property.
no adverse easements were observed. Typlcal utili~i~ irrigation cana[~ and roadway easements~ are
assumed to exist on the property. These easements are common in the area. The property is
appraL~ed as If free and clear of any monetary encumbrances. It is assumed the sublect is owner
operated and is not encumbered.by any lease(sl.

Hazardous Mazedal ~ites:
On-site inspection did not reveal any hazardous waste sites. However, in this assignrnent~ the

existence, (li~ any), of potentially hazardous materials on this site has no~. been considered. These
maten~als may inciude, (but are not l~mited to), toxic wastes, it is noted the subject Is an agricultural
property. Agricultural property b’pleally uses various chemicals as part of their normal cultural
practices. Some of these chemicals are considered ~o be toxic substances. Use of d~ese chemicals does
not increase the potential of some toxic contamination of the subiect’prop~rty. The appraiser is no~
qualil~ed to detect such substances. We urge the client to obtain an expert in this i~eld.

D escri~sL~_~:
The Iar~er parcet contains estimated 555 acres with an estimated 80 acres in the take. The

80 acres under appraisal ~es north of Deer Creek ~nd is o~en irrls~ed land. SoiJs are classified as
C~on Fine Sandy Loam, Alkali Free, SIRIOO, Class I soil. There is
unknown depth, water ~if~ ~nd G.P.~. The proposed acquisition cal~s ~or
con~nued u~e and o~era~on o£ the we~l, indu6in~ a~l pipelines and ap~r~nances n~ces~a~ ~o d~l~v~r
waser from we~l ~o Smal~wood Vineyard located South ~f Deer Creek. ~here ~ a wamr surface c~n~rac~
with Tulare Coun~ Cro~ Valley d~str~ct for ~00 acre ~ee~ allocated to APN= 302-2~0-0 I, 02, 06,
10, ~2 or approximately 287 acres. This is the sam~ APN t~a~ ~s a port.on of ~roperw under
a~praisaL The lowest cos~ for th~ ~ater is a~ $16.00/ac~e/~oo~ ~o a h~h of $126/acreifoo~
Average ~ estimated a~ $60.O0~iac~e/foot. Cos~ and d~l~vew depends on snow pack and winter
rains. Water ri~h~ are C~ass I out of Friant Kern Canal, with exchange ~ Water ~h~ ~i~ San Luis
~nal~ bu~ subjec~ ~o 1 ~2 law, wher~ environmen~l protec~on of the Del~ ~s required. I~ ~s ~el~ tha~
under norma~ years, 65-75% o£ allocated ~h~ wou~d be

The water level In viciniw of ~he we~l is estimated at 150 fe~= w~th estimated draw down
40-50 ~eet. A~low li~ o~ 2~ ~ee~ a~ .20 ~er acre/~oo~ of lift. 1 acre ~ee~ of pump water ~ould cost
~ma~ed $~0.00. Sur£ace ~ater a~ $60.~/~cre/foo~ average. By as~umin~ ~a~ we~l could produce
1,500 G.P.~.~ and i~wel~ se~es 287 ac~es a~one~ ~e wa~er should b~ adequate~ since appare~y the
~00 acres more or less in v~neyard, souU~ ~f Deer Creek Is partially on dr~ Iteration.
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The 80 acres under appraisal is esdrnated ~o l~ave 8 acres in Deer Creek and 72 ~n gently
undulating open land. The above acreage estimate is ba~ed on estin~a~e only. No ~u~y~ were
provided to ~pp~lser~,

The proper~ owners wou]d not cooperate ~kh ~he appraise~. The appralse~ were referred
~ an unknown attorney, In~om~adon on ~le ranch was from ~bse~adon one, plus pe~onal checkin~
on soil, water, zoning, and ASC office.

Descr~odon o~ Lar~er Parcel:
Smallwood Vineyards L.P. own several hundred acres in immediate viclni~ of prop~r~ under

appraJ~L ~suming Avenue 98 ~s owned in Fee, d~en non-cond~ous factor wou~d go into effect and
larger parcel is a~umed to be appro~imate[~ 555 acres. The open 80 acres North of Deer Creek
under apprai~l considered part of the estimated 555 ~cres ~f t~e larger parcel

~suming ~e ex~sdn~ we~l widdn the ~ke area Js re;ewed ~or u;~ b~ ~he Jar~er pared, ~here
is no diminution to w~ue of the remainder.
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Highest and Best Use

AppraiSers Terrnlnol’o~y Handbook is:

That reasonable and probable use that supports the highest present v~lue, as defined, as of the
effective date of the appraisal.

The analysis of the ~ubj~[~ highest and best use will include consideration of wt~at i~ physlc~lfy
possi~e, legally permissible, financially feasible~ and creates the highest value.

lmpfied in the determination of Highest and Beg Use Is the contribution of a ~pecific use to the

An additional implication is: the detem~inadon of Highest and Be~ Use remi~hom the appraisert ]udEement
and analytica! xkil!, re~ui~ from an opinion and i~ not a fact to be found. The concept of Highest and B¢st

Physically the subject properW coul~ be deve[eped to a wide variew of uses. Legally, the

be considered a profi~b~e use. 80 acres under appraisal are being considered part ofa hrger parcel
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Valuation Melhodology

"~be valuation process Is the orderly program in which the da~a required to value the property
is obtained, dassined, analyzed and presented. The ~n~da[ step is d~i~ the va~adon problem, i.e.,
the ident~cati0n oF the real es~e, the date of the value estimate, the proper~ righ~ being valued,
and ~e ~pe o~ value requ~red~ Once~is b~s been perfo~ed, the appraiser co~ec~ and anal~es the
factors that affec~ ~he manet va~ue o~ ~e subject proper~. The factors include re~onal and area
analysis, highest and best u~e ana~y~k, and ~e application o~ ~e ~ree approaches m v~ue. The ~ree
~pproaches ~enerally ut~lked t~ estimate the va~ue of the subject include ~e Cost Approach, ~e
Income Capi~liza~on Approach and the Sales Comparison Approach.

Tb~ Sa~es Con~padson Approach to w~u~ ~i~ be u~l~zed as an ~ld In es~mat~ng the current
Marke~ Value of the subject pr~per~. The Co~t Approach to value will not be utilized since there
w~re no buildings on d~e prop~r~. Th~ I~com~ A~proach to value ~ill n~ be presented due ~o a Jack
of ~a~es that had c~sh ren~ to show Ne~ Income ~e~ a~one capitalization rate from ~e market.
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Sales Comparison Approach

The Sales Comparison Approach is a method of analysis which utilizes pdces paid in real esra[e
market ~’ansactions;.to estimate the value of the subject property. It is the process of correlation and
analys~s of somewhat similar, hecent~" sold properties. The reliability of this approach Is dependent
upon the degree of comparability of each property with the subject proper~, upon the dine of the
sales, and upon the verification ~f the sale data.

This office researched county assessor’s office records, our continuing ~les, and other real
estate profession~ls for recent comparable sales in the area. The sales were d~cumented by obtainin~
copies of the recorded grant deeds, the sale terms conf~rmed with a principal in the transaction or
other parties with knowledge of the transaction, the sale properties were inspected from public roads.
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Sale Number |

Grantor: Beverly Jane ]ancko
Grantee: Edward 8. CorneII, et. al.
Document: 95-79347 Date ol~ Deed: 8/29195
Recorded: I I / i 7/95 Official Records:
Revenue Stamps: $52B.00

Sa{e Price: $480,000.00, cash

Zoning: AE-40
Legal Description: APN: 23,6- I B0-03, 04
Location: SWC Avenue ]60 and Road 192, SEC: 27, T21. SKI6., E.

Size: 160 acres

Remarks~
Soil classified as Foster Fine Loam S[R100. Class I soil. There is a small area of slight Alkali.

Land is leveled and set up for flood type irrisadon. There are no buildin~s. Former River Channel
being removed and leveled by buyer. Two wells and pumps dis~ril~uted by pipe and valves. Overall,
value $ 3,0001acre.

Unit Price: $3,000/p~r acre

Exposure Time: 4 i"ion{hs
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Sate Number 2

Grantor: James W. Andrea, et. al.
Grantee: ~hamma~d A. Mortazavl
Document: ". 9~-282 Date of Deed: 8/8/95
Recorded: 1/3/96 O i~ficial Records:
Revenue Stamps: $1,921.70

Sale PHce: $ ~,747~0.00, cash

Zoning: AE-40
Legal Descr~ptiom APN: 319-~40~01, 13~ 27~ 28
Location: SE comer of Avenue 88 and Road ~92. All SEC: II, T23.

SR26., E.

Size: 606.5 acres

R~mar~:
Soil Exeter L~am ~nd Chubier Clay L~am leveled ~or [urr~w or ~ood irrigation. Water

pumps and we~ls plus Saucellto ]rri~a~on Di~ri~t. Grantee plan~ to plant pistachio;.

Un~ Price: $2,880/acre
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Sale Number 3

Grantor: Allan P~. Jones et. al.
Grantee: Raghblr Batth, e~. aL
Docu~lent: ’- . 96-763 Date of Deed: 8/8/95
Recorded: I/5/9’6 O t’ficia! Records:
Revenue Stamps: $465.85

Sale Price: $ 423,500.00
D.T. back to sefler

Zoning: AE-40
Lega~ Description: APN: 300-140-004, O5~ 13
Location: SW corner of Road 168 and Avenue 128, S EC: 18, T22.

5R26., E.

Size: ~ 53.53 acres

~emarks:
Soils classified as Traver Fine Sandy Loam, Chino Loam and Chino Sandy Loam

~eve~ed ~or ~u~ow or flood irri~adon. Wel[~ and Lower Tule River Irriga~on Discrlct. Land level and
ready f~r i~igat[on. Home on pro~er~ rese~ed for Life ~te. Small house, shop and garage used
by Buyer. E~t~mated contributing va~ue $20,000.O0. Lower 80 acres in vines since purchase.

Unit Price $2,628/acre

Exposure Time: 4
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Sale Nnmber 4

Grantor: Joe Goutar~ Jr.
Grantee;                       Ajmer Singh DbIIIon, et. al...
Document: 96-15440 Date of" Deed: 2/20/96
Recorded: 3/6/96 Official Records:
Revenue S~amps: $440.00

Sale Price: $,’~00,000.00
25% Down with D.T. back to seller ar Market Ra~e
$300,000 D.T. back to Grantor

Zoning: AE-40
Le~al Description: APN: 318-260-003
Locadom NW comer Avenue 80 and Road 1 ~0, SEC:

Size: 158.92 acres

P.emarks:
Soils classified as Calon Fine Sandy Loam, Foster Fine Sandy Loam, Cajon Shallow A[kaIi Free,

WSIR87. Wells and pumps plus Pixley Irrigation District. Approximately 3 acres lost to Deer Creek
In SE corner. Level irrigated field crop lsnd. No bu~ldlngs.

Unit Price: $2,517!acl’e

Exposure Time; 4 I~lonths
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Grantor: Valley FLBA
Grantee: lack ]. & Carolyn Paodol Jr.
Document: 94-67998 Date of Deed: 8/I 5/94
Recorded: 9120194 Oi~t]da! Records:
Revenue Stamps: $517,00

Sale Price: $’!70~000.OO
$270,000.00 D.T. San ]oaquin Bank

Zoning: AE-40
Legal Description: APN: 302-260-! 7, 25 ~ portion o~ 24
Location: SW corner of Road 208 and Avenue 104, no~hside of Deer

Creek, SEC: 35-36, T20. S~6., E.

Size: 197 acres

Ren]ar~:
Soils co~t of 70% Hartford Loamy Fine S~ndy, Shallow SIRSO~ 30% Exeter Learn SIRSO,

WSI~71. Wa~er from 2 wel~s plus Sauce[l~o irrigation District. Prior Almond grove with plan~ to
plant to ~ineyard. House 1,700 ,.r. good condition. Barn and sl]ed no value. Good access.
Allocation $20,000 to house. Land value at $450,000. Planted to vineyard after purchase.

Unit Price: $2,284/acre

~xposure Time: 4 mond]s
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Sale Number 6

Grantor:, .. San ]oaquin VaIley FLBA
Grantee: Ann Paragien
Document: 9S-20275 Date of Deed: 3/7/95
Recorded: 3/29/95 Official Records:
Revenue Stamps: $231.00

~ale Price: $210,000.00
Cash to FLBA Lo~n

Zoning: AE-40
Legal Description: APN: 236-210-004
Location: Southside Avenue 152 and Vz mile West of SW corner of

Avenue 152 and Road ! 84,

Size: 78.34 acres

Remark:
Soils consist of Chino Sandy Loam, SIR86. A portion i~ affected by slight A~kali. Buildings

on proper~ no value. One well plus Lower Tule PJver Irrigation Dk~ric~ pipelined, irrigated fie~d
crops of cotton (2 bales/~cre) corn silage (25÷ ~ons/acre/and ~e~d corn (4÷ ton~/~cre). Two ~m~ll
dwellings and an old barn of no e~ntribut~ value. ~a~tor ?oreclosed. Sold property at market
within 9 mon~h~. Land ~ank financed Grantee.

Unit Price: $2,681/acre

Exposure Time: 9 months
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Open /and Adiustment

The above sales will be adjusted for various factors relating so die value definition being sought,
and the physical characteristics of the subject.

The value del~nit~on used in this assignment a~sumes a cash value or it~ reasonable equivalent.
Therefore, any sal~ involving seller financing which is concluded to be significanUy different ~an

were adiusted for financing.

Conditions of Sale:
The value definition tLSed in this assignment assumes neidlerbuyer nor seller is abnormally

typical market conditions should therefore be adjusl.ed.
Sales 5 and 6 were sold I~ FLBA after foreclosure. However, investigation Indicates exposure

Harket Conditions:

at the date of vaIue. WI~en the market conditions have changed significantly ar~ adjustment is

proximity to date of value. Sale 6 in early ] 995 and shouId be adjusted upward. S~les l~ 2, 3 and
4 late 95 or earl), 96 ~r~d sbou]d be also adjusted upward somewhat.

The size of" a property i~ ~n important consideration il~ it varies ~ffgnlflcandy ~rom that o~ ti~e

The larger price reduces the number ol~ potential buyers able to afford them and correspondingly th~
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Soi]s are an important consideration especially In agricultural pruperdes. Soils can determine
the quaiity and quantity of the crop produced.

All ur the sales presented, excluding sales 2~ 31 and 5 were considered to have comparable soils
to ~e subject prope~ and were not adjusted. Sales 2, 3, and 5 were considered ~ have In~edor solls
in compar~on to the subject proper~ and were adjusted upward.

Saucellte w~th pipeline de~ive~ Is considered above Lo~er ~ule with open dkch. Both are
close to each other in cost and ~lass I right, Pixley is 3rd due m reliabf~t~ o~wa~er. ~ Cana~ is
4~ ~ue to cos~.

Sa~ 2, 5, and 6 were considered to have more desirable wa~er supply and were adjusted
downward. Sales 1 and 4 were considered to have less desirable water ~upp~y and were adjusted
upward. ~ale 3 w~th P~Ny wa~er d~s~rlc~ considered ~ be equal and no adjus~em.

Land Condition:
Subject site is rough Ieveled, and all sale~ are level and ready for ~rri~adon. AI~ sa~es downward

adjustment.
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2, $2,637 0 O + 0 + $2,600

I



Sales sBow a rauge of $2,30D/acre to $2,900/acre. Two are in the range of $2,800/acre
to $2,9OO/acre. Remaining 4 Sales are at $2,3OO/acre to $2,600/acre, and two out of the last four
have soi! ratings of SIR 87 and 86. This is close to SIR of subject at 100. The sale of $2,900/acre
(sale 1 ) has soil rating of 100, same as subject. After analysis, and allowing for top soil and assuming
water conditions on subject p~’operwt plus 1996 is 2rid good year for agriculture in valley with
apparent good demand for land, it ls the opinion that the Fair NIarket Value of the estlmateti 72 acres
of open irrigated land considered as part of a whole of a larger parcel of 555 acres is approximately
$2,800/acre. The B acres within Deer Creek has nominal value of $100/acre. Date of value August
27, 1996~

72 acres x $2,BOO/acre = $201,600.00
8 acres x $100!acre = 800.00

$202,400.00

Use: $202,400.00

FAIR MARKET VALUE
COMPENSABLE AWARDS

TWO HUNDRED TWO THOUSAND FOUR HUNDRED DOLLARS
{$202,400.00)

Exposure Time: 4 months
Marketing Time: 4’ months
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We certify that, to the best o[ our know~gcl~e and belief...

The st~iement.s ot~ fa’ct contained in this report are true and correct.

The reded ~n~ly~i~, opinlen~, and condu~iom are limited only by ~e reputed ~umptlon~ ~nd
limiting conditions~ and are our personal unbiased profet$!~nal analysls~ opinion# and

We have no present or pro~p~t~e interest In the property that i~ the ~ubfect of d~is reporf~ and we have
no personal l~ere~ or bias with respect to the patios involved.

Our compensation i~ not contingent upon the repot�in� o~ a prede~e~ined value or direction in value
~hat f~vor~ the cause of the client, the ~moun£ of the value esdma~e~ ~he ~ttainme~t~ of a
occurrence of ~ subsequen~ even~.

Our analy~i~, oplnion~, ~onqtu;ion$ were dev¢~oped, and thi; repe~ h~ been prepared, in conformity
wid~ the requiremen~ of ~he Code of Profession~ ~tf]fcs and Standards of Pro~ess[on~ Pracdce of dze Appr~;al
Institutet and ~he Uniform 5~andards of ProFe~ion~l ~raisal Practice

The use of ~hi~ report is subject ~o the requiremen~ of ~e ~pral~al Institute re~in£
dufy authorized representa[ive~.

~, Dave Dunshee, am currently a "C~ified General Real ~t~[e Appraiser" throuch
the State af California O~EA appraber iden:ffication numOer AGO02928.

I, Dave Dunshee, ~m currentty codified under ~e vofun[a~ condnuin~ education program of the
Appra#~l

I, ~i~ch Dunshee, am currently a "Certified General ~eaf Es~a~e ~pra[~er" ~rou£h April t ~ 2000 in
the Sta~e of C~llfomia, O~A ~ppraiser iden~ficadon number AG002575.

We, Dave Dunshee and ~it~ Dunshee, have made ~ person3] ~spection of the property that ]5 the
subj~ of ~his report.

No one provided ~i~ificant profe~ional a~sistsnce to the person(~) si~nin~ this repor~ un!~s o~he~is~

;002928 AG002575 :
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APPRaiSER’S QUAL’FICATIONS

David Dunshee
2.377 West Shaw Avenue, SUite 20~.
Fresno, California
(209)222-1669

Education:               Bachelor of Science ~egree, June 1952

A~icultural Economics                                                 :.
Unlversi~ of ~llf~mla, ~erkeley

Expeflence:
]952-1960 Appraisal Depa~ent
BanR of America
1960 to pre~ent, Independent Fee Appraiser
Dunshee, Ounshee & Amoda~

Un~wrsiW of California ~tension
Fresno Ci~ college
College o~ Sequoias

Client:
Un~:ed S~es Depar~en~ o~ Interior
S~ce Agendes
Counw an~ CiW Agencies
Public Housing Admini~a~on
U~ilRies Dls~ricu
Ban~, Corpora[ions, Attorneys and
IndMduais

Membership:
~A~, Appraisal Institute
A~, Accredited Member, American Sociew of
Fa~ ~anagers and Rural Appraisers

Expe~WRne~:
Superior Cour~

’ Mona Count, S~nlslaus Counw, Con~ra
CounW, Fr~no CounWt Kern Count, Kings
Count, Lassen Count, Los Angeles
Mader~ Count, Merced Counw, Sacr~menlo
Coun~ Tul~re Coun~
Federal Court-San Francisco
Bank~ptcy Court
Los Angeles ~un~ and Fresno CounW

~ Certi~cation: Cer~ed General ReaI ~te Ap~raiser~ LiCense No. A~
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Hitch DurLshee
2377 We.st 5h,~w Avenue, .Suite 202.
Presno~ California
Phone: (209)222-155~

~achelor of Science De~ree~ Plant Science,
University of California a[ Davis
I ~80 Graduate
American fns[~tute of ~eal ~tate Appraisers Course~ Comple~ed~
Real Estate Appraisal Principles
BaSfc Valuation Procedure~
Cap[[aliza[ion Theo~ ~ TechntQue~ I
C~pitaliz~tion Theo~ ~ Techniques A                                       :
Capit~lizatlon Theo~ ~ Technique~ B
Valuation Analysi~ and Report Writing
Standards of Professional Practice
O~e Stud~e~

Experience:
Appraiae[ with Du~hee, Dun~hee ~ ~sociate~
lndependen~ Re~l ~st~te ~praise/’s since
Februa~ ~ ~80

~xperience:
Single Family Residences
Commerdal Propertle~
Industriaf Properde~
Agficut{ural Properties

Professional
AffiIiation:

NAI~ Appraisal Institute (# 10~87~)

Expert Witness:
Fremo CounIy Superipr Court
Fresno County Bank~pt~ Court
Federal Court - San Francisco
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